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Boston  Redevelopment  Authority'-,  ,  ■   ■  - 

Attention  -  Mr.  Edv/ard  J.  Logue_,  Director,  ■   ■    . 

City  Hall  Annex ,  •    ■  " 

Boston,  Massachusetts.  .•'■•.". 

Gentlemen:     ■  '      .   ■  "  •. 

The  attached  material  contains  the  final  and  comprehensive 
proposals  of  South  Terminal  Developers  to  construct  and  operate  a 
public  garage  over  the  existing  Nev;  Plaven  Railroad  trackage  on 
Parcel  C  at  the  South  Station.   Some  of  the  points  made  in  material 
submitted  earlier  have  been  refined  and  are  amended  to  the  extent  ■ 
inconsistent  v/ith  the  provisions  of  this  memo. 

1.  ■•   Description  of  Garage        ■        ■   '     ; 

The  facility  proposed  to  be  constructed  is  described  in 
detail  in  the  accom.panying,  updated,  report  (Enclor^ure  1)  from 
_South  TerminaJ.  Developers'  garage  consultants,  Ram.p  Consulting 
Services,  Inc.  ("Ramp"),  dated  January  3j  19w.   It  is  proposed 
that  Ramp  v/ill  act  as  consultants  to  the  underv/riters  of  the  bonds 
financing  the  garage  and  vd-ll  provide  design  and  engineering  ser- 
vices during  the  construction  phase.   No  renderings  of  the  garage 
exterior  have  been  accom.plished ,  this  aspect  of  the  project  avrait- 
ing  the  naming  of  the  design  architects  to  consult  v;ith  Ram.p  by 
South  Terminal  Developers.   It  is  expected  that,  v;ithin  the  near 
future,  a  local  vfirm  V7ith -experience  in  redevelopment  v/ork  vrill 
be  designated  as  design  architects.   Axcessory  areas  vdMI  be 
developed  j.n  accordance  with  the  recommendations  of  the  Garage 
Corpo}'ation' s  real  estate  consultants,  (See  Enclosure  h.) 

^'    Method  of  Financing         ■  '    . ■ 

A  non-profit  corporatjon  (som.etimes  referred  to  as  the 
"Garage  Corporation")  v/ill  1  be  formed  under  the  provisions  of  Chapter 
iSo  of  the  Massachusetts  General  Lav;s  under  the  nam.e  of  Boston  Off 
Street  Parking,  Inc.  or  som.e  similar  acceptable  name  for  the  purpose 
of  constructing  and  financing  the  garage,   A  board  of  at  D.east  7 
incorporators  v;ill  be  selected  to  form  the  Corporation  and  to  elect 
a  board  of  at  least  3  directors.   The  nomination  of  incorporators 
and  directors  v/ill  be  subject  to  the  appj'ov^'l  of  the  B,R,A. 

Tlie  Garage  Corporation  v/ill  issue  opproximately  $8,030,000 
principal  amount  of  ^!0-vear  bonds  to  fj.nance  the  construction  of 
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^  rif'-ndatory  CD.nkin£i  fund  provisions;  and  the  bonds- v;ill  be  callable 
in  v.'hoD.e  after  10  years ^  except  that  an  earllei'^  call  in  v/holC;, 
after  5  years ^  v/ill  be  provided  in  the  event  the  City  of  Boston 
elects  to  exercise  its  option  described  in  para^^raph  5  belov:. 

On  the  basis  of  estj.mates  arrived  at  by  Ram.p  in  consultation 
'Vfith  Gilbane  Building  Company  ("Gilbane")  after  taking  off  actual 
quantities  (See  Enclosure  3)^  Ka2"!ip  has  estimated  the  costs  of  con- 
struction and  capitalized,  interest  at  $7;^100,000.   The  underv/riters 
have  suggested  a  bond  issue  of  $8jOOO_,000^  v:hich  includes  the  Rarnp 
estimates _,  a  cost  estimated  by  Gilbane  and  Ramp  of  $''100,000  for 
intercl'iange  adjus-tments  and  ."liSOOjOOO  for  contingencies.   A  schedule 
of  prlncli^al  and  interest  pa-ymentSj  a  flov/  of  funds  chart  and  a  pro 
forma  first  page  of  the  proposed  Offering  Circular  are  attached  as 
Enclosure  h,  .  '    ■    ■    j'     ■■■■  .  ■  .       • 

Discussions  am.ong  counsel  to  South  Terminal  Developers ,  counsel 
to  the  Authority  and  representatives  of  the  Interna;l.  Revenue  Service 
have  indicated  favorable  response  to  a  request  for' a  ruling  that 
interest  on  the  bonds  v;ill  be  exemipt  from  federal  income  tax  in 
accordance  vjj.th  Revenue  Ruling  63-20,   In  the  opinion  of  special 
bond  counsel,  Messrs.  Caldv;ell  Trimble  &  Mitchell,  "the  proposed 
method  of  financing  is  lav/ful  and  in  accordance  v;ith  /"the 
|i  Massachusetts^/  Constitutj.on  and  all  applicable  lav.-s  of  the  Common- 
v;ealth."   (To  the  extent  the  bonds  may  be  marketed  to  purchasers 
resident  in  Massachusetts,  it  m.ay  be  necessary  to  secure  special  ; 
legislative  exemption  of  bond  interest  from  state  taxation.) 

At  present.  South  Terminal  Developers  has  on  deposit^  for  the 
benefit  of  the  Authority  the  sum.  of  $50,000:  in  addition,  Allright 
Auto  Parks,  Inc.,  the  pl^oposed  operator  of  the  Garage,. has  deposited 
$50^000  separately  as  evidence  of  its  good  faith.   These  amounts 
exceed  substantially  the  amounts  Ramp  has  estimiated  v;ill  be  needed 
for  expenses  of  the  project  prior  to  the  sale  of  the  bonds. 

Finally,  in  the  opinion  of  the  underv;riters  (See  Enclosure  3j 
setting  forth  t'ne  conclusions  of  Messrs.  White  Neld  £:  Co.  and 
Harkvness  o:   Hill,  Inc.),  the  project  is  financially  feasible  on  the- 
basis  of  present  plans  and  data.  . 

^ •    Public  Ovniership  .    . 

As  soon  as  the  bonds  financing  the  garage  have  been  retired, 
v;hether  by  prior  call  or  scheduled  repa^nnent,  the  Garage  end  the 
fee  underlying  it  shall  be  the  property  of  the  City  of  Boston  free 
of  liens  or  cncujn.brances .   At  any  time  after  5  years  from  the  date 
of  j.ssue,  the  bonds  v/ill  be  calD.able  in  v/hole  at  the  option  of  the 
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■   •  V  ■      ■      . 

City  of  Boston  as  descrj.bed  in  paragraph  5-   Finally,  the  trust 
indenture  pursuant  to  v;hich  the  bonds  arc  to  be  sold  v/ill  provide 
for  a  base  payment,  after  debt  servj.ce,  to  the  City  of  Boston  in 
lieu  of  taxes  of  $100,000  per  year,  plus  ^Op   of  all  revenue  to  the 
Garage  Corporation  in  excess  of  debt  service  and  necessary  reserves. 
Under  no  circumstances  v;ill  any  revenues  of  the  Garage  Corporation 
be  devoted  to  any  private  purposes;  either  through  debt  retirement 
or  direct  payment,  all  profits  v/ill  accrue  to  the  City  of  Boston. 

4.  Operations    '    .        ^  '    '  '  . 

The  garage  v/ill  be  operated  by  Allright  Auto  Parks,  Inc. 
(See   r^nclosure  6),  the  nation's  largest  parking  garage  chain 
("Allright"),   Allright  v/ill  perform  its  services  under  the  direc- 
tion of  the  Garage  Corporation  on  the  basis  of  either  an  operating 
contract  or  renev/able  lease.   Any  agreements  v/ith  Allright  v/ill  be 
cancellab,le  at  the  option  of  the  City  of  Boston  v/henever  the  Garage 
beco.mes  vested  in  the  City.   The  most  modern  equipment  v/ill  be  utiljzei 
to  preserve  Garage  revenues  against  pilferage  and  procedures  for  re-  • 
porting  incom.e  and  expense,  custom.a.rily  required  in  revenue  bond 
financing,  v/ill  be  provided  for  the  benefit  of  all  parties. 

5.  A  d  d  i  t  i  on.  a  1  Mod  u  1  e  s  ,-._'. 

South  Terminal  -Developers  is  av/are  that  the  Authority  even- 
tually plans  a  5200  car  garage  on  the  South  Station  site,  or  double 
the  cjipacity  to  be  built  initially.   To  that  end,  the  Garage  Cor- 
poration v/i].l  undertake  to  fin.ance,  build  and  operate  the  additiona.l 
.-garage  m.odules  as  the  dem?-nd  therefor  arises;  construction  plans 
have  been  laid  to  accommodate  the  later  modules;  and,  prior  to 
construction  of  the  first  modules,  agreem.ents  v/ith  the  Massachusetts 
Turnpike  Authority  and  the  Department  of  Public  Uor'r.s  v/ill'  be  con- 
cluded resj^ecting  ultimate  plans  for  ramping  directly  to  and  froii 
neighboring  arterial  highv/ays  to  the  5200  car  garage. 

To  insure  "that  additional  garage  units  v/ill  be  built  as- 
necessity  indicates,  the  Garage  Corporatio!i  and  the  City  of  Boston 
v/ill  agree  on  a  "trigger",  g-iving  the  City  the  rigrit  to  assujne  the 
operation  of  the  existing  garage  if  certain  tests  are  not  mict , 
^'"ggestc:d  language  setting  forth  such  a  "trigger"  (•■/ithout  attcinpting 
to  specify  the  tests  to  be  used)  is  appended  as  li^-^closure  7- 

VJe  trust  that  this  letter  and  its  enclosures,  togeth.er  v:ith 
all  tlie  material  previ.ously  submitted  over  the  past  year  to  tlK: 
Authority,  sets  forth  jn  sufficient  detail  the  intention-!  of  So-.'tli 
Term.lnal  Developers  respecting  the  Garage.'  Although,  tiic  finan-cing 
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vehjclc  proposed  to  be  used  is  nev/  to  tlie  City 'of  Boston,,  it  has 
been  used  successfully  in  other  areas  of  the 'country  to  solve 
similar  probleias,   A  sampling  of  parking  garages  financed  and 
constructed  througli  the  .use  of  non-profit  corporations  vrould 
include  the  Mystic  Garage  in  Providciice;  the  Alleghany  Center 
Garage  in  Pittsburg;  the  International  Trade  Mart  Building  and 
Garage  in  Mcv;  Orleans;  the  Music  Center  and  Garage  in  Los 
Angeles  County;  the  Beaumont  Garage  in  Beaumont,  Texas:  and  •  ■  "•~~->- 
the  Portsmouth  P].aza  Garage  in  San  Francisco.   Ue  think  that  the 
advantages  of  a  garage  financed  in  this  manner,  being  princij-^ally 
that  the  City '  s.  credit  v:ill  not  be  extended  by  an  additional 
$8,000,000  in  principal  amount  of  bonds,  are  appareiit  and  v;e 
hope  that  this  method  of  fina.ncing  and  constructing  public 
facilities  may  prove  helpful  in  solving  other  public  and  quasi- 
public  problems.      '  ■  --  ■  -.<  ■;      ..,,.     . 

.  .  .  •    ■  Very  truly  yours,  •  -   .. . 


SOUTH  TISMINAL  DEVELOPERS 
BY:  ■ 
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DESIGN  SLP.VICES 


Harkness  ?c  Hill,   Inc.  '  '        •  '_  ..     ' 

140  Federal  Street  ■       ' -.         '      ■  •       • 

Boston,    Massachusetts      02110  '  '      ^ 

Gentlemen:  '  .  .'  ':  • 

I  aiTL  pleased  to  transmit  our  report  on  the  Proposed  Parking  Gar- 
age at  South  Station,    Boston,    Massachusetts,    for  sub.nission  to 
'the  Boston  Redevelopment  Authority. 

AVc  are  available  to  meet  v/ith  yovi  and  members  of  tlie  BRA.  staff 
for  a  discussion  of  our  rccommcntations  a.t  your  request. 

Very  truly  yours, 

.  .       ■...  "     ■.-.  ,  RAMP   CONSULTING   SERVICES,    INC. 

- ".  ./  .    ■  ■;.. "       '.■  6K\^!^-^^C^y 

..•  •  *>.•               .      .                Michael  S.    Dimitri,    P.  E. 

J  President 

MSD/adp  ■              .    '  \         ;       ■       .  ••               ■    ■  ■ 

End.  '                                                       .     .      ■    . 


r 


e 


c 


PROPOSED   PAKKING   GAJIAGE 

SOUTH   STA'J'ION 

BOSTON,    MASSACHUSETTS 


Description  of  Garage  '  .  .      ■ 

The  proposed  parking  garage  is  a  five  level  structure  along  Atlan- 
tic Avenue.      The  preliminary  functional  design  has  been  developed   to 
provide  for   stage  construction  of  the  facility  so  that  the  parking    capa- 
"city  can  be  developed  in  proportion  to  the  construction  of   commercial 
space  in  the  project.     The  modular  design  j^rovides  for  units  of  approx- 
imately 1,300  cars,    each  v/ith  total  possible  capacity  of  4  units,    or 
"5,  200  parking  spaces.  '■  .  .  •'"•.. 

Entrances  and  exits  to  the  garage  have  been  designed  from  Atlan- 
tic Avenue.     For  the  first  two  garage  units  (2,  600  cars)  it  is  assumed 
thfit  only  n^iinor  modifications  to  the  street  system  and  adjaceiit    road- 
.-_v/ays  v/ill  be  required.      For  future  expansion  to  the  entire  4-unit  5,  200 
car  garage  sojne  form  of  direct  connection  to  tlie  Massachusetts  Turn- 
pike and  Fitzgerald  Expressway  has  been  suggested  by  the  Boston  Re- 
development Authority  staff.     Adequate  room  remains  on  the   soutli  end 
of  the  site  near  these  facilities  to  make  such  connections,    and  these 
can  l>e  readily  accomodated  in  the  proposed  functional  design.    It  is  also 
possible  to  develop  a  direct  connection  to  and  frozn  Dorchester  Avenue. 

.:    All  garage  lanes  have  been  designed  as  reversible  lanes  to  meet 
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peak  traffic  loads  ciilc'ring  or  leaving  Hjc  garage.    It  is  anlicipatecUhat 
considerable  use  will  be  made  of  aulornalic  ticliel  issuing  equipment, 
access  control  gales,    counting  systems  and  automatic  signing  for  traf- 
fic and  revenue  control  purposes,    to  reduce  manpower  requireinents 
to  a  minimum.  '.  ■    '  .  ■.      ■  ■ 

Tyj^e  of  Garage  Constrviction  "  ■  .- 

The  basic  garage  design  is  a  sloping  floor  system  v/herein  the 
parking  rarnp  serves  as  tlie  means  of  vertical  movement  throughout 
the  building  as  well  as  being  the  driving  aisle  serving  the  parkins 
spaces.  All  dimensions  are  liberal  enougli  for  two-way  traffic  move- 
ment, althougli  it  is  expected  to  operate  v/ith  one-v/ay  traffic  move- 
ment  during  peak  hours  to  eliminate  congestion  in  tlie  gara^ge. 

Tlie  garage  v/ill  be  of  Clear   span  construction  with  ]io  interior  col- 
umns in  the  parking  units.     To  achieve  llicse  clear  spans  economically, 
it  is  proposed  that  the  framing  system  v/ill  be  comj:>rised  of  prestr  cssed 
-concrete  giant  tee  beams  supported  on  j^rccast  concrete  columns,  with 
a  cast-in-place  concrete  topping.      Tins  structural  system    provides  a 
clean,    attractive  open  appearance  v/ith  a  very  Ic^w  annual    cost  of  main- 
tenance.    High  levels  of  interior  ligliting  are  jylanned.      ThciT  v.-i!l  be 
convenicjitly  located  staircases  and  self-service  p:issej;ger  ck-v.-.toi-s 
to  ta];e  parkers  dov/n  to  the   stieet  level  or  to  ujipcr  level  ju-der.'.  i  ia  Ji 

•■-?.- 


connections  to  such  other  buildings  as  may  be  dcvoloj^ed  on  Parcels 
A  &;:  B  in  the  future.  '    '  .       ' 

.    --A  simple  attractive  facade  treatment  v/ill  be  provided  on  all  sides 
of  tlie  garage  building,    and  liberal  use  will  be  made  of  planting   areas 
around  the  building.  •        _     '  ■        •  .       . 

Proposed  Initial  Development 

We  rccoinmend  that  the  initial  phase  of  development  comprise  the 
nortli  two  garage  modules,    having  a  parldng  capacity  of  ap]:>roximately 
2,  600  cars.     It  is  our  judgeinent  that  an  initial  dcvclopmoni,  of  tliis  ca- 
pacity would  be  economically  feasible,    even  witliout  tlic  development  of 
additional  parking  generators  on  Parcels  A  Si  B.     K'joreovcr,    for  tliis 
capacity  no- major  reconstruction  would  be  required  of  l];o  Ma.ssachu- 
sctts  Turr.pike  and  Fitzgerald  Expressway  interclian^o  jurt  soulliofthe 
site. 

.     ■     It  is  our  opinion  that  soine  modification  of  tlic  into  r  cliaugc  would 
be  desirable  to  provide  better  traffic  flow  to  and  fro:n  t}ic  \'.::  i.:  ::c]iu~ 
setts  Turnpil^e  and  Fitzgerald  Expr  essv/ay,'  and  there  i  ::■:•. :-<.vr:;-.r:-.t:- 
have  been  sliown  on  the  enclosed  dra.v/in-gs.     All  thc'  iv.oi  :..<  ,•.:■  ..r  c.-.r. 

be  constructed  on  enibankment  or  existing  grade  v.'it.i  :.o  .  . • 

lures  required.      The  preliminary  estimate  of  tlie  cor-t  (■•   >    •  •  >■    •■    .•     •  i 


mcnts  is  $<!00.  000.  •  ;'  ,   ■  ' 

Parkinp;  Rate  Structure  '  .  '  '  '  ". 

.  Parking  rates  have  been  establislied  at  a  level  v/lucli  will  be  com- 
petitive and  slightly  below  existing  parking  rates  in  tlie  area  for  trans- 
ient daytime  parkcrs.     These  rates  are  as  follows: 


Daily  --- ,.  $    .40  1st   hour  '•;     ■ 

.40  2nd  liour 

■;   .         .        ■       .'  .25  each  additional  hour 

.  .  ■  1 .  50  maximum 

Evenings Same  as  above  -  $1.00   maximum 


Monthly  parking  rates  are  established  at  $25,  00  j^er  mont]-i.     This 
compares  witli  the  present  $1.  00  per  day  rate  or  $22.  00   per    v/orkiaicr 
.month  at  the  large  Pier  pa,rking  lots.     It  is  lov/er  tlian  tlic  all-day  park- 
ing rates  charged  at  maiiy  of  the  private  parking  facilities  in  tlic   area 
which  run  froin  $1.  20  per  day  to  as  high  as  $-1.  00,    and  :n  one  observed 
instance,    to  $5.00  per  day.     Most  facilities  in  the  Central  Business 
District  do  not  advertise  a  mo'nthly  parking  rate,    allliough   some  monlli- 
ly  parking  contracts  are  in  effect.      .  '  ... 

A  tabulation  of  parlang  rates  cliargcd  at  :>3   scleclc-d  j'.,;;rby   crff- 
strcet  parking  facilities  is  included  for  infori'n.':  tion. 

Estimated  Capital  Cost        •  .  • 


Tlic  accompanying  table  presents  the  P.:  rl.i  nr,  C 


ate  of  Capital  Cost  for  tlic  initial  2,  600-car  parki)ig  unit.     This  es- 
timate is  based  on  our  recent  experience  v/itli -similar  garage    con- 
struction in  New  England.     It  is  assuincd  tliat  a  pile  foundation   a.p- 
■proxiiiTately  90    feet  deep  v/ill  be  required,    and  provisions  are  made 
for  garage  operating  equipment,    passenger  cle%'ators,    a  modern  in- 
terior lighting  system,    and  all  features  necessary  to  put  the  garage 
into  complete  operation,  -    .      ■ ' 

Provisions  have  been  made  for  enginceriiig/architcctura.l  design 
services,    suj^ervision  of  construction,    and  other  fees  usual  to  con- 
struction. -  '  .  .      ■  ~  •         ' 

An  itein  is  also  provided  for  financing,   and  legal  costs,   and  in- 
terest has  been  capitalized  for  tv/o  years  to  cover  IhiC  design  and  con- 
struction period.     Miscellaneous  expenses  pro\-idc  for  jirinling  of 
bond;v,    signatures  and  other  related  admini  stra  ti  \e  e>:])^-n.sc. 

Total  capital  cost' is  estimated  at  $7,  100,  000  for  Die  iiutial  mod- 
ule of  2,  600  cars.  "  .     ..  • 

Estimated  Jjiconie  "  '      •       "  .'•-■■.    ' 


The  enclosed  table   shov/s  Preliminary  projcCm:!  c.   :;■.>■:..•■,    (■ 
crating  expense,    and  debt  service  coverage. 

Tlie  estimates  are  subject  to  further  rcviev.*  anc.  r<.  :.::-  : •• 


jnorc  dclaiLs  arc  dcv'initcly  determined.      From  tlic  preliminary  fig- 
ures,   however,    it  is  recommended  tliat  tlie  first  stage  of  Garage  con-  . 
struction  be  not  smaller  thaii  the  two-unit  2,600-car  capacity  project. 

The  estimates  show  that  sufficient  revenues  can  be  earned  by  the 
2-unit,    ?,,  600-car  gareige  to  meet  all  expense  of  garage  operating  ex- 
pense,  and  produce  a  net  revenue  available  for  debt  serNdce  of  $795,  000 
or  1 .  63    X   the  annual  debt  service  requirements  for  a  30-year  52% 
bond  issue. 

It  will  probably  take  three  to  four  years  of  operation  to  build  up 
to  this  level  of  earnings. 
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PR3i:LIMJNARY    ESTIMATE  OF   CAPITAL   COST 

BOSTON   R]!:]:)EYE]^OPM]^NT   PROJECT 

SOUTH    STATION.    BOSTON,    MASS. 


Garage:  .  Four  Levels  Plus  Roof 

Capacity;  Z,  600    Spaces 

Building  Area:  820,000    sq.    ft. 

Efficiency:  3l6    sq.    ft. /car 


Development  Cost  •      .         .' 

Site  Acquisition 

Construction 

Elevators  h  Tra.ffic  Control  Equip. 

Engineering/Architectural  Design 

Supervision  of  Construction 

Surveys,    Borings,    Testing 

Construction  Contingency  ■    ■ 

--Total  Development  Cost  •         r-\     ■  ^  $6,  000,  0 


Other  Costs  .  '■'■^.   .,.  ;-. 

Financing  Ji  Legal                                         ■  '  •  '.          $      2^r>|00.-) 

.    Capitalized  Interest  (2  yrs.  at  5}%)  •770.0:'^ 

Miscellaneous                                             ..■••.  S5,  OJ'^ 

Total  Capital  Cost                                   ''  '■  .         '      $7,  )  00,  O""' 


■RAMP    CONSULTING.  S^^I^^ViC: 
Parking  Consultants 

Jani!.--.  vy   '  . 


Ki 

1 

$5^ 

.000. 

270, 

0 

250, 

75, 

fi 

V5, 

(< 

3?.0, 

:r- 


PRELIMINARY  ESTIMATES 
SOUTH  STATION  PARKING  GARAGE 
BOSTON,   MASS. 


2  Units 

Capacity  -  Parking  Spaces  ...  .       2.600 

Estimated  Capital  Cost  •  .         '  ■  $7,  100,000 

Estimated  Revenue  .  $1,120,000 


Estimated  Operating                                                        ....                $      325,000 
Expense  ■    .         r • 


^Average  annual  debt  service 
based  upoii  30  year  5   1/2%  bonds, 


Net  Available  for  D.S.  .■■'■'■.  $      795,000 

Debt  Service  -  '     _  ..      •    '-W-}:^, $      488,520 

Debt  Service  Coverage  '  ■  "'       1.63x 


Ramp  Consulting  Sciviccs,    Inc. 
January   19l>V 
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FUL'CTIOMAL    PLAN 

SOUTH       STATION     PARKIN'G     GARAGE 
BOSTON  ,       MASS. 
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■   INiTIAL      PLit 
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SITE      PLAN 
EXPPESSV/AY    [.lODlFlGATlOMS 

STATION'     PAH'.aN'G     GAF^lAGE 
BOSTON  »      r/,ASS. 


RVAH,     IHLLIOVV     and     GOMPAI'JV,     !  f  0  G  .  |       l-V'il-: 


P,  c  a  -I  E  s  I  c!  t 


!  I  I- 


Janiuu-y  4,  1967 


South  Terminal  Developers       .  "    .        ."'..    ■ 

c/o  Ely,  Bc-irtlett,  Brown  6c  Proctor         '  -  ■  '    ,.-,■. 

225  Franklin  Street  '■      •   • /,  ■ 

Boston,  Massachusetts  •  .  •.     •    •  •  .  •  ■• 

Gentlemen:  •     '  •  •  -    ' '.    '     '       ' 

The  following  paragraphs  outline  our  opinion  of  the  market- 
ability of  conmercial  space  in  the  garage  area.     •       ^   ^ 

•   This  display  space,  comprising  approximately ■ 35, 000  square 
feet,  will  be  the  first  new  display  area  in  downtown  Boston  in 
many' years  and  can  expect  to  appeal  to  a  wide  group  of  potent.ial 
tenants  who  will  take  advantage  of  the  following  market  factors: 

1)  Heavy  automobile  traffic  on  the  Atlantic  Avenue 
exit  from  the  Massachusetts  Turnpike. 

2)  ■  Heavy  pedestrian  traffic  to  adjacent  new  office 
-   and  retail  construction' that  will  be  developing 

along  Summer  Street. 

■  3)   The  ample  parking  immediately  available  in  the 
garage  area.  . 

The  display  areas  will  also  brighten  up  the  long  garage 
frontage,  forming  a  more  harmonious  tie-in  with  the  adjacent 
office  and  retail  development. 


Potential  customers  fall  into  two  main  categories.   Large 
industrial  firms  such  as  automobile  companies  v;ill  find  th  J 
has  heavy  exnosure  for  advertising  and  display  value.   The  ^-"^^''^ 
grouo  includes  those  firms  who  require  heavy  automobile  ^^^'^  ^][^ 
and  nearby  parking  and  storage  facilities.   Service  station^.  ^  ■■  • 
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auto:nobi].c  leasing  companies  are  prime  tenants  for  this  space. 
It  is  anticipated  that  net  renta3.s  in  the  ^2.50  to  $3.50  per 
square  foot  range  v/ill  be  achieved  for  dis;play  areas  and  up  to 
$4.00  per  square  foot  could  be  achieved  for  operating  areas, 

.     V7c  feel  there  is  a  strong  potential  for  this  space  and  that 
it  could  be  successfully  rented  in  a  reasonable  period  of  time. 


; 


Very  tr"uly  yours. 


RYAN,  ELLIOTT  and  COMPANY, 


INC, 


clr 


3 


coi^vP/unr 


eSTAPllSMlD         lCi73  IN    CORPORA   TCP         1906 

SO    CAIVERLEY    S  T.,  P  HO  VI  D  E  N  C  F  ,  f!  II  0  D  E    ISLAIID     02&0-'. 


January  5,  19o7 


Soutli  Terminal  Developers 
225  Franldin  Street 
Boston,  Massachusetts 


Re:     Parking  Garage  -.  South  Station 
Boston,  Massachusetts 

Gentlemen:  .  ■     ' 

We  have  examined  the  report  on  the  proposed 
parking  garage  at  Soutli  Station  dated  January  3,  1967 
prepared  by  Ramp  Consulting  Services,  Inc.   and-v/e  are 
in  a.greernent  with  the  construction  costs  described  therein. 

.    Our  construction  costs  are  based  upon'boUi  sim- 
ilar structures  which  we  have  recently  completed  throughout 
the  coimtry  and  on  tlie  extensive  work  which  we  nov/  have 
underway  in  downtov/n  Boston.     Our  Boston  work  includes     • 
the  follov/ing  projects: 


JOB  NAM] 


DESCRIPTION 


COST 


•Prudential  Center,  N.  E. 


2  -  26-Story   .  $24,  000,  000. 

Apartment  Buildings 

271  Units  Each  -  .       ^ 

Undergroimd  Parking- 

700  Cars  ■ 


Prudential  Center 
Far  East  Section 


26- Story,  254  Unit 
Apartment  Building 

and 
Lord  &  Taylor 
Department  Store 


$18,000,000. 


(f 


South  Terminal  Developers 


January  b,  19C7 
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JOB  NAME 


State  Street  Banlv 
Bull  ding 


Massachusetts  General 


DESCRIPTION 

Office  Building 
3  Basements 
34  Stories 
1,122,  000  s.f. 

Office  Buildinq 


COST 


Life  Building 


$30,  000,  000. 


$  1,537,000. 


Very  truly  yours, 

GILH/OxTE  BUILDING  C0MPA1\TY 

David  N.   Freedman 

Sales  Administration  Manager 


DNF:az 


«■ 


« 


C^J,ODO,000  (Gr;l:ij.;:i^.-.a) 
BOSTGil  0''r-ST}li]ET  PARK]:;:}  j:-j. 
(a  Hasijachusetts  Non-Profit  Coruo:-.'.'/ -  •  '■ 
Project  A  Revenue;  Done'l- 

1,   196Y  ,,.,  1,  2007 


Coupon  bonds   in  the  denoniination  of  v^jOOO,  rc'-j  ^ '.";■•' o   •-    •-   •••■•:--' :vi1  onlvc 

?-rir.c;'.pal  and  semi-ccinual  interest,  l,   and  "   ^'    ^  .-.•.•  .;*>3c  at  V"'C 

rrit'Oipal  office  of __  Bank  aiyPTrr-'C"" '•■  '•.-.'•     ■".•'"•■'^•^•^^  Massa- 

cr:jc;ett3,   or  ^t  ^_ Bank  and  Trast,   ;;cv;  Vcr--     :;•,,•  V -:•'■:. 

The  bondi;  nay  be  redeemed  prior  to  maturity,  vpon  r.-',  \<--.   '.'•  ::^   K' :' vl'/  days'     • 
notice  published  in  Boston,  Massachusetts,   and  ilcv;  Yoi-k,   V.-.-.:  "f:  :•:•,■     c:  •.'■•■  2*  in  v:hole, 

cr  on  any  date  not  earlier  than 1,   3977,   at  V:.:-   ■.■'.'.'•:.  c!*   'S:--  Corporation, 

fro-n  any  irioneys  that  nay. be  made  available  for  suc}\  pur:  ;..■•.■     c  :■   ,'::  •.■'>:*t,  by  lot,   on  an 

interest  paj'-raent  date  not  earlier  than 1,  1973^    f:":  •  :-.::>--y:-.  in  the  Sinking 

Fund,   at  the  follov.'in[^  prices  and  accrued  interest 'to  t'rv  :!-;'.•■  fix-.i  for  redemption. 

Period 

•     . 1,  1973  to  1,  1977 

'~~ZLl''^i  1977  to 1,  1982 

y^  1982  to ^1,  1987 

____  2,  1987  to       "  1,   1992 

y.,  1992  to ;;;i,  1997 

__2,  1997  to _1,   2002     • 

2,   2002  to  1,   2007 


•'.f  •■!':■ 

->ticn 

As  .'>.  Vr/.r"]  c 

Sinking  Fund 

■    "'  IOI4 

"     105         ■ 

103 

lo!i 

102 

103 

101 

"  102 

100 

101 

100 

■    100 

•      100 

Interest  is  exenipt,   in  tJie  opinion  of  Bond  Coiincil,   fro-,  all  present  Federal 
income  taxes <>  "  ,.  •  '     '       .  •  _ 

These  bonds  are  issued  imder  and  "secui^ed  by  a  Trust  Tirlcnture  betvreen  Boston 

Off  "Street  Parlcing  Inc.   and Bank  and  Trast  Company,  Boston, 

Massachusetts,   as  Ti^ustee,  vjhich  provides  for  the  issuar.ce  of  bonds  and  additional 

.bonds  under  the  li'iiitations  therein  set  forth  and  fully  defines  tl^.e  duties  and  re- 
sponsibilities of  the  parties  with  respect  to  the  exi^end j 'y,:re  of  the  oroceeds  of   the 
bonds,   the  laaintenance  ajid  operation  of  the'    parking  properties  of  the  Corporation, 

-the  conservation  and  application  of  all  fujids,   the  security  for  moneys  on  hand  or  on 
deposit,   the  provisions  relating  to  reserves  and  the  provisions  for  the  pa\':r.cnt  o- 
the  principal  of  and  interest  on  the  bonds. 

The  bonds  are  being  issued  for  the  purpose  of  oro^-idinr:  funds  to' pay  the  cost 
of  constructing  the   "South  Station  Garage"  and  Massachusetts  Turnpike  Interchange 
ajustiients,   as  more  fully  described  herein. 

The  bonds  v.'ill  be  payable  solely  from  parking  fees  and  other  revenues  of  tr.o 
Boston  Off-Street  Parking  Inc,  _  .  .  • 

Tnese  bonds  do  not  constitute  obligations  of  the  Corv-.onv.'ealth  of  Kassachusetts 
cr  of  any  political  subdivision  Wiereof   (including  the  City  of  Boston);  ?-nd  r.c:i:i".r 
the  credit  nor  the  taxing  povrer  of  any  of  the:n  is  pledged  lo  the  pa^-mont  o.-    i.:.o 
principal  of  or  the  interest  on  these  bonds. 

These  bonds  are  offered  v?hcn,  as  and  if  issued  and  received  by  us  rir.d  r.-'.:\:vc  ..^^ 
l-o  the  apnroval  as  to  legality  by  Messrs,  Caldvrell,  Trimble,  and  Mitchell,  V.c::  icr.-: 
Civ,-,   lleVyork 

iiAt-:;;:i;;s3  i.-.  hill,  iMCORPORATivU  ~~  ■         wiitp,  '^^^^  '•  ^^' 
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a 


A?!:OUrit 

^R,  OC^O,  000 

};atc 

^  3/?^;. 

Katurj'i.y     •• 

'10  years 

Yciy  Out 

35  years 

rrincipal 

l^I'I. 

-000- 

J.950 

> 

l9o9 

- 

mo 

.     ." 

1971 

-    ■     . 

3.972 

- 

J973 

80 

397^1- 

85 

1975 

90 

3.976 

■   90 

3.977 

•  100 

3978 

105 

3979 

3LL0 

3.930 

13-5 

3.9S1 

125 

3.932 

130 

1933 

135 

198J1 

1^>5  • 

1935 

150 

3.935 

160 

1957 

170 

3-933 

l&O 

3.959 

185 

3.990 

200 

3991 

'210 

^992 

2?f0 

3-993 

235 

-i-99^r 

-2h'j 

3995 

260 

3.996 

270 

3997 

290 

1998 

505 

3-999 

320 

^000 

S'lO 

f^OOl 

355 

?XX)2 

380 

POO3 

395 

^'OoH 

i^20 

K>05 

lihO 

c-ooo  : 

ii65 

fooy 

^J95       . 

Toon3. 

^8^000^000 

Vhit-c,   VcOA 

])occ;iilicr  ?3, 

1966 

Schedule  of   Prj  '»c:i-])al  and  Interest  Payment 


Intcrcr.t 

^hho. 

000 

ll'lO, 

000 

hho^ 

000 

hko. 

000 

Mo 

000 

hho 

000 

^^35; 

600 

'60. 

925 

'^25, 

975 

ii21 

025 

;ii5; 

525 

'l09; 

750 

'l03; 

700 

.  397; 

375 

390; 

500 

383; 

350 

375; 

925 

367; 

950 

359; 

700 

350; 

900 

3JM; 

550 

331; 

650 

321; 

^75 

■3-1-0; 

V^5 

f^93; 

925 

236; 

625 

"2Y3; 

900 

26O; 

^25 

.2^:6; 

125 

231; 

275 

215; 

325 

193; 

355 

180, 

950 

16J^; 

250 

in?; 

725 

121; 

825 

lOO; 

300 

77, 

000 

52; 

800 

f'l, 

2?>:3 

$12,339,850 


Annunl  Debt  Service 

■$'l'lO;000 
hho, 000 
liJj0;O00 

Jj'jO;000 

.  -.it';0;000 
■     520;0C0 

520; 600 

.•  520,925 

515; 975 

521;025 

520,525 

•    519,750 

518, 700 

522, 375 

5 20; 500 

53.8,350 

•  520,925 
517,950 
5-19,700 
520,900 

"    521,550 

516, 6:>o 

521,^75 

.■■  520,Jt75 

53-8,925 

521,825  •         ■  • 
518,900 

520,Jl2p 

516,125 

521,275      " 

520,325 

518,355 

520,950 

517,250 

522,725 
516,825 

•  520, 100 

517,000 

517,300 

■  522,225 

$20,339,380 


f- 


(( 


FLOW   OF  I'WIDS 


The  Trur.t  A£:i- 
spccnr.l  fund  call'-: 
(the  "'Revenue  Fu.r.i 
dcrxvod  frora  the  £ 
d cpor.lt eel  in  the"  .-. 
provJce  for  the  cr 
Parl;.ir.£;  Revenue  zz 
vnrich  fund  is  plef 
cipal  of  and  inter 
A  3)eot  Service  Res 
Three  additional  s 
Agr  e  cr.tcnt  d  e  s  i {ina  t 
Fund  (the  "Reserve 
Tax  Fund  (the  "la:: 
Mind    (the   "General 


e-;:r.ont  vdll  provide  for  the  creation  of  a  •        •. 

-:    the   Boston  Off-Street   Parking  J^cvenue   Fund 
'  ) ,   ■  All  parking  fees   and  other  rcvenuec 
:  -liration   or   ovmership   of   the   Project   are   to  "be 
I  venue    Fund.      The  Trust  Agreeiiicnt   also  v:ill 
-i-tjon   of  a   snccial  fund  called  the    "}3oston  Off-Str; 
,-v:s   Interest  and  Sinking  Fund"    (the   "Sinking  Fund") 
r-id   to   and   charged  vn'.th  the  payment   of  the  prin- 
'rzzt   on  all  bonds   issued   under   the  Trust  Agreenient . 
^rve   Fund  v;ill  be  created    ("Debt  Service  Reserve"). 
_7T-'Cial   funds  v/ill  be  created  under  the  Trust 
"u:l  Boston  Off-Street  Parking  Reserve  Maintenance 
l.'aintenance   Rmd"),    Boston  Off-Street   Parking 
Jtind"  ")   and  Boston  Off-Strcet   Parking  General 
F'U2:)d" 


Revenue   Pu.nd 

Sinking  Fund 

Debt  Service  Reserve  Fund 

Reserve  Maintenance   Fu.nd 

Tax   Fund 

General   Fund 


f 


a 


(j 


ir[.;\  ii:i\^  ic.'^^^  vv "[  :[:(:L,:r. 


.S/irfi.i/ist^  ill  7,i\  J.xciiii'l  /Jf>ii(f~< 
MO  1  i;i)):)v-Ai.  fbDouri- 

BODtni  D  HAriKIjrSi.pacsoc.T  IIOS'JOX  •  M  AS  S  AC  1 1  U  S  irjTS    02IIO 

DRAPER  HILL, VICE   f=:5i0f.T  .,»  TRCASUCCS 

WALTER  FRANK.  .ICC  fot^iOENi  .  ,  f 
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ARCA  COOC    CI 


South.  TeriP.iJial  Developers  • 

225  Franklin  Street  •'..-•. 

Boston^   Massachusetts 

Attention:     Mr.   Joseph  U,  Bartlett 

Re:      SOUTH  STATIC'!  G.^R.^GP: 

Gentlcinen : 

On  Februar^v''  Ij  1966,  vre  sub.nitted  to  the  BRA  a  letter  stat-Jng  that  the  pro- 
posed garage  planned  for  South  Station,   in  our  opn'riion,  -icas  feasible  and  could 
be  financed  through  the  issuance  of  a  tax-exciipt  revenue  bond  of  a  non-profit 
corporat5.ori  approved  by  the  City  of  Boston  and  the  Internal  Revenue  Service.   Our 
opinion  vas  based  on  Ranip- Consult Jng  Service's  feasibility  report. 

On  May  5,  1966,   in  a  more  detailed  letter  from  Harbicss  &  Hill  to  the  BRA, 
y.Q  reconfiriTied  our  belief  that  the  garage  project  could  be  financed  through  a 
tax-exe^.pt  revenue  bond  issue  of  a  non-profit  corporation.     Subsequ.ent  to  our 
letter  of  May  5,   our  evaluation  of  this  project  has  been  further  strengthened 
by  the  follovjing: 

1,  Very  optimistic  opinion  of  the  traffic  consultants.  •       • 

RaiTip  has  estimated  that  the  2,600-car  garage  should  generate 
gross  revenues  of   Cljl'^OjOOO  after  the  thdrd  or  fourth  year  of 
operation.     This  appeal's  rather  conservative  as  the  Boston  Under 

Conmon  Pai^king  Garage  vrhich  has  a  capacity  of  1,1j5G  cars  Kill 

gross  approximately  -^i,  000, 000  in  1966.  •  .        .        •     ^ 

2.  The  docisioa  of  the  City  of  Boston  not  to  sponsor  a  publicly 
rxnanced  garage  in  the  area  between  South  Station  and  the  Central 
Business  District. 


3.      The   indicated  additional   inccne  fix)in  the  comorcial  space   as  pro- 
jected by  Kyan  &  Elliot. 

Ryan  b.  Elliot  has  projected  that  the  35,000  Sq.Ft.   of  conmercial 
space  should  generate  a  ninimum  of  32.50  per  Sq.Ft.  up  to  a  maxiirram 
of    cij.OO  per  Sq.Ft.      This  could  mean  somevihere  frcn  ,fS7,500  to   -$1110,000 
additional  inco-'c  to  Boston  Off -Street  Parking,    Inc. 

\\.     The  possibility  of  Boston  Off -Street  Parking,    Inc.  benefiting 
froii  railroad  rever.ues . 

Depending  upon   the   treatment  of  '0.\e  existing  railroad  mortgage 
there   is  a  distinct  possibility  that  up  to  ■v200,000  annually  nay 
accrue  to   the  benefit  of  Boston  Off -Street  Parking. 


Soutli  Tcr.riXJial  DcveDopors 
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VZlien  all  of   these  factors  arc,t':!kcn  into  conoj deration  and  the  net  revemio 
available  covers  debt  service  by  a  ratio  of  2  to  1,    the  undenrrDters  are  or.ce 
again  of  the  opinion  that  the   esti-aated  •;;8/;00^000  2,600-car  parking  facility 
at  Soutli  Station  is  financially  feasible. 

Oux'  cxu^rcnt  studies  corif  JTva  o\;r  prcrJour.  conclusions  tliat  ba^jod  on  all 
reliable  infor/.iaticn  Boston  Off -Street  Parkjnr;,    Inc.   can  successfully  proceed 
VJith  the  proposed,  financin;;^  of   thi.s  projc^ct  as  soon  as  a  favorable   IRS  opajiion 
is  rendered,  '■ .  •  . 

■  .  ;  .     •  "         Veiy  truly  yours, 

•     harw>:f.ss  1-:  Hnx,  ]>!corpop.at^d 
..•-.._  .    ,VHiTr,,  \m.Ti  &  CO. 

})y:     llARhllRSS  &.  im.L,    r:CORPORAT.^D 
,     ^^^^  ^ 


Robert  B,   Ilarkness 
J'resndont 


RBH:KPJI 
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SUGGl'lGT}-;]:)  TRTGGER  LMIGUAG]':  .  ■ 

1.  As  soo.n  o.s  practicable,  and  in  e..-ny   event  v.'ithin  h^   days, 
aftc:^thc  clocc  of  eac'n  of  the  first  tln^ec-  quarter-annual  accoun.ting 
pc;rJ.ods  Ox  each  fj.sccil  year  of  the  Gara<xc  Corporation,  the  Garo-f^e 
Corporation  shall  deliver  to  the  B.R.A.-  and  .the  City  of  Boston 
statements  certified  by  an. officer  of  the  Corporation  setting  forth 
(i)  the  nuraber  of  transactions  in  the  Garage  for  each  day  during 
the  period;  (ii)  revenues  and  expenses  of  the  Garage  and  the  Garage 
Corporationdurin.g  the  perjod;  (iii)  revenues  to  the  Garage  Corporation 
from  all  other  sources:  and  (iv).such  other  financial  information  as 
the  City  and  the  B.R.A.  may  reasonably  require. 

2.  As  soon  as  practicable,  and  in  any  event  vjithin  120  dciys 
after  the  close  of  each  fiscal  year  of  the  Garage  Corporation,  the 
Garage  Corporation 'siiall  deliver  to  the  B.R.A.  and  the  City  state-' 
ments  settling  forth  the  information  described  in  paragraph  1  hereof 
but  in  this  case  certified  by  independent  certified  public  account- 
ants of  national  reputation.  .     .  •  '     '"  ^'  ■-., 

3.  If  a't  the  close  of  any  year  occurring  after  the  year  ending 
Deceraber  31^  1972,  the  average  monthly  gross  revenues  from  parking 
operations  at  the  Garage  shall_exceed  by  10/3  the  average  monthly  gross 
revenue  stated  on  Appendix  A  /not  provided^/  hereto  for  the  year  then 
ended,  the  Go.rage  Corporation  shall  promptly  proceed  to  construct 

and  operate  at  least  one  additional  garage  module  adjacent  to  the 
existing  garage  in  accordance  v:ith  plans  and  specifications  and  a 
schedule  satisfactory  to  the  B.R.A.  and  the  City,  . 

h.      If  the  Garage  Corporation  deems  the  construction  and  ope- 
ration of  additional  garage  space  as  required  by  the  provisions  of 
paragraph  3  impossible  for  any  reason,  it  shall  so  notify  the  B.R.A, 
and  the  City  of  Boston,  vrithin  30  days  from  the  receipt  of  annual 
statem.ents"  as  aforesaid,  specifying  in  detail  its  reasons,  and  shall 
request  a  v/aiver  of  the  requirem-cnts  of  }')aragraph  3  by  both  the  B.R.A 
and  the  City  of  Boston.   If  the  City  of  Boston  shrJ.l  v;aive  said" re- 
quirements, the  Garage  Corporation  may  continue  to  operate  the.  Garage 
for  the  current  year  but  no  such  v/aiver  shall  bind  t'ne  City  of  Boston 
except  v:ith  respect  to  the  year  for  v/hich  such  v;aiver  is  expressly 
given.  ■•   ■         .        '   . 

5.   If  the  City  of  Boston  shall. refuse  to  grant  a  v;aivcr  under 
the  provisions  of  paragraph  ^1  in  any  year,  or  the  O^razo   Corporation 
shall  for  any  reason  fail  to  apply  for  a  vraiver  v;ith.in  30  days  after 
the  receipt  of  annual  statements,  then,  at  the  rc:quest  vr/.r.   optioti  of 
the  Citv  of  Boston,  the  bonds  remainin;"  outstanding  sh:i]l  bo  called 


aforesaid,  the  Garage  Corporation  slorJ.l  do  ail  things  re- 
vest the  Garage  and  all  ot'ncr  sources  of  rcvc-nuc.r.  from  o 
v;jth  it  in  tlie.City  of  Boston.  IS  the  City  shal!!  CcclU. 
or  pay  for  a  call  in  v;hole  of  the  Garage  bonds.,  tiiC--!^  src 
be  treated  as  a  v/aiver  by  the  City  an.d  th.c  }i.R.A.  uiKC-r  ; 


■Vi  ! 


T^-1  P 
ReferncG--$outh  Station. 
Proposed  Parking  Garage  Project 
at  Boston's  South  Station. 


OS 


4  6. 


II  HI  ,N.n^,'i!^I?^''"S'-'C  LIBRARY 

IfilfT'-ffT'ffl'illll 

3  9999  06316  006  1 


